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NATIONAL PRESENCE Local Knowledge

SHOPPING CENTRES REVISITED

• What are the big challenges facing our 
centres?

• How has the shopping centre sector 
changed in the last 5 years in response 
to these challenges?

• What is the future for our shopping 
centres? 
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LAMBERT SMITH HAMPTON:                      
Advising at all stages of the property & 
regeneration lifecycle

Disposal
Lettings & Sales

Investment & Development Sales 
Online Auctions

Housing Association Expertise

Operation
Landlord & Tenant 

Property & Asset Management
Financial Services 

Emergency/Social Relocation

Delivery
Direct Development Services 

Joint Venture Solutions
Public Procurement Expertise 

Due Dilligence Services

Funding
Valuation 

Development Finance 
Forward Purchase 

Investment Purchase

Concept
Vision & Strategy 

Research
Market Analysis

Appraisal, Viability & Feasibility

Site 
Assembly
Acquisition By Agreement 

CPO Services

Design

Master Planning 
Design Briefs & Guides

Design & Access Statements

Approval
Stakeholder Engagement 

Planning Applications & Appeals 
Negotiation of Planning 

Obligations
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TOWN, HIGH STREET & SHOPPING CENTRE 
REGENERATION SPECIALISTS
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RESEARCH & THOUGHT 
LEADERS
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LSH / REVO RESEARCH

A BIG THANK YOU TO OUR PARTNERS:



WHAT ARE THE BIG CHALLENGES 
FACING OUR CENTRES?
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GROWTH IN ONLINE RETAIL SALES
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Non-Store Retail Sales (%) Market Share of Total Retail Sales

Experian Forecasts
Source: Experian Retail Planner Briefing Note 21 (February 2024)
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CHANGE IN INFLATION & INTEREST RATES
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RISING OCCUPIER COSTS

STAFF 
COSTS RENT

BUSINESS 
RATES ENERGY 

COSTS
TRANSPORT 

COSTS PRODUCT 
COSTS

Brexit, the pandemic, the cost-of-living crisis, and other economic and financial headwinds, 
have all combined to increase the running costs of shops and business to the point where 
many are failing and no longer viable. It is therefore no surprise that business rates and high 
occupancy costs are consistently identified amongst the top 5 challenges facing our towns, 
high streets and shopping centres.
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VACANCY RATES (%)
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SHOPPING CENTRES: 17.7%

HIGH STREET: 14.0%

RETAIL PARKS: 6.8%

SOURCE: LOCAL DATA COMPANY



60% believe our 
town centres have, 

on average, between 
20%-39% too much 

retail.
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TOO MUCH RETAIL
Over the next 5 years, what percentage of our current town centre retail space (on average), 
do you think will need to be repurposed / redeveloped into alternative uses to create more 
viable and sustainable town centres?

35%
25%

8%

5%
2%

18%

8%

1% - 9%0% 10% - 19% 20% - 29% 30% - 39% 40% - 49% 50% - 59% 60%+% of respondents

1%
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BEYOND RETAIL:                                              
INCREASE DIVERSITY TO HELP BUILD RESILIENCE



HOW HAS THE SHOPPING CENTRE 
SECTOR CHANGED IN THE LAST 5 
YEARS IN RESPONSE TO THESE 
CHALLENGES?
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SHOPPING CENTRES REVISITED:                                     
REPLACE – REINVENT - REVITALISE

LSH CLASSIFICATION OF 
UK TOP 500 SHOPPING 
CENTRES*

REPLACE: Demolition for complete 
or extensive redevelopment to 
non-retail uses.

REINVENT: Large-scale repurposing 
and redevelopment of existing 
shopping centre to add new uses 
around a consolidated retail offer.

REVITALISE: Smaller-scale 
repurposing and proactive active 
asset management aimed at 
repositioning centres.

*5% - No significant intervention required



REPLACE: The demolition of a shopping centre 
for complete or extensive redevelopment to 
non-retail uses.  Examples include:

• Wigan – Galleries

• Shrewsbury – Riverside

• Bradford – Kirkgate

• Huddersfield – Piazza

• Hamilton – Regent Shopping Centre

NATIONAL PRESENCE Local Knowledge

REPLACE
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CASTLEGATE CENTRE, STOCKTON ON TEES

REPLACE
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CASTLEGATE CENTRE, STOCKTON ON TEES

rePLACE-MAKING
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REINVENT

REINVENT: Large-scale repurposing and 
redevelopment to add new uses around a 
consolidated retail offer.  Examples include:

• Reading – The Oracle

• Birmingham – Grand Central

• Grimsby – Freshney Place

• Stretford – Stretford Mall (S Manchester)

• Chippenham - Emery Gate

• Hitchin – Churchgate Centre

• Sutton – St Nicholas Centre
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• Redeveloped 1960s shopping centre

• New mixed-use quarter - shops, bars, 
restaurants, cinema, 2 hotels & new homes.

• Complemented by enhanced public realm.

• Phase 1 opened June 2021

• Annual footfall c.18m+ 

• Estimated value £1bn

REINVENT
ST JAMES QUARTER, EDINBURGH
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REVITALISE

REVITALISE: Smaller-scale repurposing and 
active asset management aimed at 
repositioning centres.  Examples include:

• Bluewater

• Norwich - Castle Quarter

• Lincoln - St Marks Shopping Centre

• Watford - Atria
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• Failing 1960s centre 

• £70m transformation

• 14 new office units above a mix of 
independent bars and restaurants.

• Makers Market & new cinema opening

• Streetscape and public realm modernised 
and made more welcoming

• Footfall increased - operating at close to 
100% occupancy

REVITALISE
STANLEY SQUARE, SALE



WHAT IS THE FUTURE FOR OUR 
SHOPPING CENTRES?
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SHOPPING CENTRE VALUES HAVE 
BOTTOMED OUT

• Shopping centre asset 
values have fallen by 
c.70% since 2007 peak

• Lower quality assets -
values down 87%

• Higher quality assets -
values down by 59% 
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REVIVAL IN SHOPPING CENTRE INVESTMENT?
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SEA CHANGE IN OWNERSHIP

30%

28%

21%

18%

2%
1%

2014

8%

44%

12%

15%

5%

16%

2024

Institutions

Private propcos & investors

Quoted propcos

Overseas

Troubled situations

Local authorities

Huge shift in shopping centre ownership 
over the last 10 years

• Institutions’ ownership dropped from 
30% to 8% of top 500

• Quoted propcos and overseas owners 
have also retreated

• Private owners and local authorities 
now own 60% of the top centres

2024 signalled another potential shift, as 
institutional buyers returned to the prime 
market

OWNERSHIP OF TOP 500 UK SHOPPING CENTRES: 
2014 - 2024
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THE GOVERNMENT FUNDING LANDSCAPE: 
2018 - 2024

Spend Deadline(£bn)ObjectiveFundLaunch 

Sept 2024£1bnTo renew and reshape town centres and high streets in a way that 
drives growth.Future High Streets Fund2018

March 2026£2.2bnEconomic regeneration of 101 towns.Towns Fund2019

Rnd 1: March 24
Rnd 2: March 25£4.8bn

Supports investment in three key areas – (i) local transport projects; 
(ii) town centre / high street regeneration; and (iii) cultural and 
heritage assets. 

Levelling Up Fund2020

March 2025£2.6bn
Succeeded the old EU structural funds & was a key part of the 
Levelling Up agenda.  Focussed on 3 local priorities: (i) communities 
and place; (ii) support for local businesses; and (iii) people and skills.

UK Shared Prosperity Fund2022

2034£1.1bn75 centres identified – each receives £20m over 10 years.  Objective 
to regenerate high streets, improve transport, and tackle crime.  Long-Term Plan for Towns2023

£11.7bnTOTAL:



PAST & FUTURE FUNDING OPTIONS?
How do you intend to fund critical regeneration & development projects over the next 5 yrs?

20202021202220232024Preferred Funding Options

36%24%30%35%41%1= Public Sector - Local Authority

n/a31%26%28%41%1= Government-backed Capital Funds

46%38%36%42%30%3 Joint ventures / partnerships

----25%4 Private Equity

----22%5 Homes England

23%24%16%25%21%6   Grants

24%24%18%16%19%7   UK Based Institutional Investors

6%17%8%15%18%8 Individual wealth

---9%18%9   Mayoral / Combined Authorities

---13%17%10 UK Shared Prosperity Fund

NATIONAL PRESENCE Local Knowledge
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SHOPPING CENTRE 
FUTURES

SHOPPING CENTRE 
INVESTMENT WILL 
HIT c.2.5bn IN 2025
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DR STEVEN NORRIS
Executive Director
National Head of Planning,
Regeneration +
Infrastructure (PR+I)

M: +44 (0)7733 122 420
E: SNorris@lsh.co.uk

Dr Steven Norris (BA Hons, MPhil, PhD, MRTPI) is an Executive Director at Lambert Smith 
Hampton (LSH) and national head of the multi-disciplinary Planning, Regeneration + 
Infrastructure (PR+I) business comprising over 150 advisers based out of London and the 
regional hub offices in Bristol, Exeter, Birmingham, Manchester, Leeds, Newcastle and 
Chelmsford. 

Steve also heads up LSH’s specialised Town Centre & Economic Regeneration (TCER) team, 
and has over 32 years’ experience advising the public and private sectors on the planning, 
regeneration and transformation of Britain’s towns, high streets and shopping centres.  
Examples of the diverse centres and places where Steve and his team have prepared 
evidence-based visions and regeneration strategies, underpinned by wide-ranging 
consultation and stakeholder engagement, include: Dartford, Hastings, Hitchin, Basingstoke, 
Camberley, Winchester, Walsall, Hull, Southampton, Great Yarmouth, Hitchin, Nottingham, 
Dalston, Ealing, Bexley, Greenwich, Basildon, Rugby, Fareham, Nuneaton and Newmarket.  

Since 2020 Steve and his team have also helped unlock c.£500m of Government-backed 
funds to kick-start critical regeneration and infrastructure projects in several centres, 
including Grays, Corby, Stafford and Tilbury.  This has included the delivery of a new 6th Form 
College in a long-term vacant building in the heart of Corby town centre and the development 
of a new youth centre in Tilbury.

Steve sits on Revo’s strategic board and was an Expert Adviser to the Government's High 
Street Task Force for five years up to the dissolution of the programme in 2024.  He is also an 
active member and supporter of the Association of Town & City Management (ATCM); ACES, 
New London Architecture (NLA) and Reading Real Estate Foundation (RREF).  Steve regularly 
presents at conferences, seminars and workshops on town centre and high street 
regeneration, revitalisation and repurposing.


